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Introduction 

The  construction  of  the  Prudential  Center,  which  required 
extensive  public  and  private  cooperation,  has  been  viewed  as  a 
turning  point  in  Boston's  development.   The  agreement  by  which 
the  center  was  made  possible  has  become  a  model  for  large  scale 
development.   Some  consider  that  the  city  has  made  too  many 
concessions  in  encouraging  such  development;  others  consider  the 
concessions  essential. 

The  purpose  of  this  report  is  to  measure  the  impact  of  the 
Prudential  on  Boston.   Part  one  of  the  study  is  concerned  with 
the  physical  characteristics,  tax  impact,  and  employment  profile 
of  the  Prudential  Center.   Part  two  examines  the  changes  which 
have  occurred  in  use,  market  value,  and  tax  assessments  in  the 
geographic  area  around  the  center.   Parts  one  and  two  combined 
cannot  answer  the  question  of  whether  or  not  the  center  has  been 
"good"  for  Boston,  but  they  provide  objective  measures  on  which 
this  judgement  may  be  based.   They  also  provide  a  benchmark  for 
predicting  the  impact  of  future  large  developments. 


-2- 
The  Prudential  Center 

The  Prudential  Center  is  composed  of  a  52-story  tower 
and  landscaped  mall,  the  5800  seat  War  Memorial  Auditorium, 
the  2  9-story  Sheraton  Boston  Hotel,  Lord  &  Taylor's  two-level 
department  store,  and  three  26-story  apartment  buildings.   These 
buildings  contain  1,200,000  square  feet  of  office  space,  150,000 
square  feet  of  display  area,  1000  hotel  rooms,  2  90,000  square 
feet  of  retail  space,  781  apartments,  and  2287  parking  spaces. 
A  25-story  office  building  and  another  department  store  are 
under  construction.   When  completed,  they  will  add  500,000  square 
feet  of  office  space,  110,000  square  feet  of  retail  space,  and 
613  parking  spaces  to  the  center. 

The  31-acre  site  of  the  center  was  formerly  the  location  of 
the  New  York  Central  (Boston  and  Albany)  railroad  yard  and  an 
exhibition  building  called  Mechanics  Hall.   The  land  was  pur- 
chased by  Prudential  in  1957.   Before  agreeing  to  develop  the 
land,  Prudential  sought  special  legislation  to  insure  stable 
taxes.   Chapter  121A  of  Massachusetts'  statutes,  designed  for 
this  purpose,  was  passed  in  1960.   The  land  was  considered  to 
be  a  "blighted  open  area"  allowing  the  center  to  qualify  for 
special  tax  concessions.   The  tower  was  ready  for  occupancy  in 
late  1964. 
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